
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

P.A.S.: Use Permit #143 DATE: May 28, 2002
Antelope Creek Court

PROPOSAL: To develop 5,500 square feet of veterinary clinic space and 6,000
square feet of office/retail, with a modification to sign requirements.

WAIVERS: A modification per §27.69.046(c) to permit a center sign where there is
less than 300 ft. of street frontage.

LAND AREA: 1.5 acres, more or less

CONCLUSION: The modification is acceptable so that this site can have a “center” sign
on Pioneers Boulevard.

With significant revisions to the grading and site layout, the proposed
development is consistent with the goals and principles of the 2025
Comprehensive Plan and conforms with the zoning ordinance.

RECOMMENDATION:  Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lot 1, Pioneer Academy Subdivision, Located in the NW 1/4 of
Section 10, T9N, R7E of the 6th P.M., Lancaster County, Nebraska.

LOCATION: South of Pioneers Boulevard, east of Pioneer Woods Drive and Stacy Lane

APPLICANT: Thistle Glenn Investments, L.L.C.
6801 Yankee Hill Road
Lincoln, NE 68516

OWNER: same

CONTACT: William D. Collins, DVM
(402) 423-5397

EXISTING ZONING: B-2 Planned Neighborhood Business District

EXISTING LAND USE: Single Family Dwelling
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SURROUNDING LAND USE AND ZONING:  

North: R-3 Open space north of Pioneers Boulevard
South: R-3 Platted residential lots
East: R-3 Antelope creek and gymnastics school
West: R-5 Lenox Village apartments

COMPREHENSIVE PLAN SPECIFICATIONS: The 2025 Comprehensive Plan designates
this site as Residential. Commercial sites smaller than 5 acres were not shown on the Land
Use Plan. This site is already zoned B-2, so it should be reviewed for conformance with the
general goals and strategies of the Comprehensive Plan.

From the 2025 Comprehensive Plan:

General Principles for All Commercial & Industrial Uses
Commercial and industrial districts in Lancaster County shall be...
- outside of... floodplain areas

 - accessible by various modes of transportation (p F 40)

Commerce Centers - Commerce Centers shall be designed and constructed to meet
the intent of the environmental resources section of this plan. 

Commercial location should be easily accessible by all modes
of transportation including pedestrian, bicycle, transit and
automobiles. Centers should be especially accessible to
pedestrians and bicycles with multiple safe and convenient
access points. (p F 44)

Watershed Management - Guiding Principles
The community should encourage site designs that are compatible with
the natural characteristics of the site, clustering development, minimizing
grading and impervious cover, and preserving site hydrology to the
maximum extent possible. Naturalized or bioengineered solutions to
drainage issues should be used wherever possible. (p F 87)

Pedestrians - The sidewalk system should be complete and without gaps. The
pedestrian network in shopping centers should be integrated with
adjacent activities. (p F 97)

HISTORY:  

May 15, 2000 City Council approved text Change of Zone #3250, which allows use
permits on properties less than 5 acres in size under certain conditions.
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March 30, 2000 The Planning Director withdrew Change of Zone #3023, which would
have changed the zoning on this property from B-2 to R-3.

June 2, 1997 City Council approved Change of Zone #3012, which changed the
zoning from B-2 to R-5 on the property to the west. This action isolated
this 1.5 acre site from the remainder of the B-2 zoning district.

May 8, 1995 City Council approved Change of Zone #2864, which changed the
zoning on the property from R-3 to B-2. 

1979 The zoning was changed from A-1 Single Family Dwelling to R-3 in the
Zoning Update.

1967 The area was changed from AA Rural and Public Use to A-1 Single
Family with the adoption of the Zoning Map Update.

UTILITIES: Available

TOPOGRAPHY: The site slopes downward from the west towards Antelope Creek. The
proposed development uses retaining walls on the west and flattens the site. The land drops
approximately 24 feet from the building pads to the east property line and Antelope Creek.

TRAFFIC ANALYSIS: Pioneers Boulevard is classified as a minor arterial in the
Comprehensive Plan. Pioneers is currently under construction to an urban cross section and
the proposed driveway could potentially be limited to right in and right out movements.

PUBLIC SERVICE: City of Lincoln Fire and Police

ENVIRONMENTAL CONCERNS: Antelope Creek runoff and erosion. Pollutants from the
parking lots drain into Antelope Creek, which flows into Holmes Lake.

ALTERNATIVE USES: A commercial development with less impact on the Antelope Creek
bank and to the quality of water in Holmes Lake.

ANALYSIS:

1. This request for a use permit proposes the removal of the existing dwelling and the
construction of 11,500 square feet of office/retail uses with 53 parking stalls on this 1.5
acre site.

2. Use Permits normally require 5 acres of land area; however, §27.71.260 indicates that
a use permit can be granted on a premises which does not meet the minimum total
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acreage requirement provided that (a) the premises was legally created prior to
January 1, 2000; (b) the premises has remained under separate ownership from
adjoining properties formerly in the applicable district; and (c) the zoning district in
which the premises is located has been reduced in size by other changes of zone
isolating the premises from similarly zoned properties. This property meets the above
requirements. 

3. The parking regulations require only 39 parking stalls for this site (B-2 requires 1 stall
per 300 square feet, except for restaurants, which require 1 stall per 100 square feet).
The applicant has provided 53 parking spaces based on the assumption that all uses
may be medical offices (1 stall per 225 square feet). The number of stalls should be
reduced to a maximum of 45 stalls, although fewer would reduce the amount of hard
surfacing. This would reduce the amount of impervious surface adjacent to Antelope
Creek. 

4. There are a number of issues which arise from the proposed grades. The site grading
creates steep banks along the creek and removes a considerable amount of tree
mass from the bank. The Army Corps of Engineers has indicated that a wetland
determination/delineation is required and that any grading/fill in the flood plain or flood
way must be in accordance with their standards. 

5. If the grading plan is revised so that grading does not remove vegetation along the
creek or occur in the flood plain, this development will be consistent with the guiding
principles for watershed management. 

6. The parking aisle and stalls should be removed from the required 50 foot rear yard.
Although parking is permitted in the required rear yard, there should be greater
separation from the residential lots to the south.

7. The frontage of the site is less than 300 feet (198.8 feet) so the City Council must
approve the location of the sign per §27.69.046(e).

CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:
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1.1.1 A revised boundary survey for Lot 1, Pioneer Academy
subdivision.

1.1.2 Indicate trees to be removed on the landscape plan.
1.1.3 Revise the site development regulations table - 39 parking stalls

are required, the maximum height is 40 feet, change “regulator”
to “required”, remove the building coverage row (regulations do
not require that this be shown), remove the impervious coverage
row (regulations do not require that this be shown), and correct
the floor area ratio.

1.1.4 Show the area of this use permit on the Vicinity Map.
1.1.5 Revise the sewer service tap location to the satisfaction of Public

Works & Utilities. 
1.1.6 Show the proposed Pioneers Boulevard paving and grading and

revise the driveway connection accordingly.
1.1.7 Provide a right turn lane meeting design standards or provide a

traffic study that proves such lane is not warranted. 
1.1.8 Add a note to the site plan indicating that changes to uses with

more traffic generation may require additional off-site
improvements.

1.1.9 Dimension driveway and parking stalls to meet Design
Standards.

1.1.10 Provide a parking lot cross section satisfactory to Public Works
& Utilities. 

1.1.11 Show a sidewalk to be constructed along the Pioneers
Boulevard frontage.

1.1.12 Provide a drainage study satisfactory to Public Works & Utilities
and Design Standards.

1.1.13 Revise the grading plan to show the proposed Pioneers
Boulevard grading.

1.1.14 Revise the site and grading plans so that there is no grading in
the flood plain and floodway. 

1.1.15 Show the flood plain and the floodway on the plans.
1.1.16 Provide an outlet for the pond in the front yard.
1.1.17 Provide a wetland determination/delineation to the Army Corps

of Engineers or have the Corps conduct one. Grading in
wetlands/flood plain/floodway must be done in accordance with
Corps guidelines.

1.1.18 Move the building envelopes to the west and revise the grading
plan so that the tree mass is not affected by grading. 

1.1.19 The grading plan must demonstrate bank stability.
1.1.20 Provide a bioengineered or naturalized pre-treatment of storm

water runoff from parking areas prior to discharge in Antelope
Creek.
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1.1.21 Provide a landscape plan which meets Design Standards.
1.1.22 Show street trees along Pioneers Boulevard. The designated

street tree is Swamp White Oak.
1.1.23 Dimension building envelopes from the east property line. 
1.1.24 Dimension the sign envelope and label it as the shopping center

sign.
1.1.25 Provide the name, address, and telephone number of the

developer.
1.1.26 Provide a cross-section for the parking lot and sidewalk paving.
1.1.27 Provide a sidewalk connection from the buildings to the sidewalk

along Pioneers Boulevard.
1.1.28 Provide the easements requested by L.E.S.
1.1.29 Provide a landscape plan which meets design standards.
1.1.30 Indicate on the plans the grading or drainage system necessary

to prevent overbank drainage to Antelope Creek.
1.1.31 Show structures set back far enough to allow access to the creek

on a relatively level area adjacent to the creek.

2. This approval permits 11,500 square feet of floor area for office/retail/veterinary uses.

3. The requirements of §27.69.046(c) are adjusted to permit an eight foot high, fifty
square foot ground sign on a property with less than 300 feet of frontage.

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised and reproducible final plan
including 5 copies and the plans are acceptable.

3.2 The construction plans shall comply with the approved plans.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the commercial buildings all development and construction
shall have been completed in compliance with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established property owners association approved
by the City Attorney.
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4.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

Prepared by

Jason Reynolds
Planner






















